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The Design Commission has  approved a proposal in your neighborhood. This document is only
a summary of the decision.  The reasons for the decision , including the written response to the

approval criteria and to public comments received on this a pplication, are included in the
version located on the BDS website http://www.portlandonline.com/bds/index.cfm?c=46429

Click on the District Coalition then scroll to the relevant Neigh bor hood, and case number.  If
you disagree wit h the decision, you can appeal. Information on how to do so is includ ed at the

end of this decision.

GENERAL INFORMATION

Applicant:

Owners:

Representatives:

Site Address:

Legal Description:

Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
Di strict Coalition:
Plan District:

Other Designations:

Don Lee | Works Progress Archit ecture Inc
811 SE Stark St #210 | Portland OR, 97214
(503) 234 -2945| don@worksarchitecture.net

Bruce Burns| Burns Bros Inc
4949 Meadow s Rd #330| Lake Oswego, OR 97035 -3162

Hotel Chambe rlain LLC
75 SE Yamhill St #201 | Portland, OR 97214 -2298

Joren Bass | Urban Development P artners
116 NE 6th Ave, Ste 400 |  Portland, OR 97232

Jessy Ledesma | Beam Development
75 SE Yamhill St, Suite 201 | Portland OR 97214
(503) 595 -0140 | info@beamdevelopment.com

550 SE M L KING BLVD

BLOCK 101 LOT 1 -4 TL 2000, EAST PORTLAND; BLOCK 101 E 20.46'
OF LOT 3 LOT 5&6 EXC PT IN ST HISTORIC PROPERTY 15 YR 2001;
POTENTIAL ADDITIONAL TAX, EAST PORTLAND; BLOCK 101 LOT
2&7&8 TL 1700, EAST PORTLAND

R226 506710, R226506730, R226506760

1S1E02BB 02000, 1S1 EO02BB 01800, 1S1E02BB 01700

3131

Buckman, contact Rick Johnson at rickjohnson77@comcast.net

Central Eastside Industrial Council, contact ceic@ceic.cc.

Southeast Uplift, contact Leah Fisher at 503 -232-0010.

Central City - Central Eastside

Part of proposal is located on the site of designated Contributing

Resource in the East Portland Grand Avenue Histor ic District

1900 SW 4th Avenue, Suite # 5000, Portland, OR 97201
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Zoning: EXd, Central Employment (EX) with Design (d) overlay, as well as a
Historic Resource Protection overlay for part of the site located in the
East Portland/Grand Avenue Historic District.

Case Type: Dz, HR, Design Review and a Historic R esource Review

Procedure: Type Il Design Review with a public hearing before the Design
Commission. The decision of the Design Commission can be appealed to
City Council.

Proposal:

The proposal includes 2 reviews, a Type Il Design Review and a Type Il Historic Resource

Review, as described below.

A. Design Review: The applicant is seeking Design Review for a new half -block (17,924 SF),
mixed -use development on a one block site located in the Central Eastside Subdistrict of
the Central City Plan Distri  ct, bounded by SE Martin Luther King Boulevard, SE Stark
Street, SE Washington Street, and SE Grand Avenue. The proposal includes two options,
with two versions of basement each:

1. 8-storyoption. (98® high, 1006 all owed) wilevdsofnarkeevel s of
rate residential units (77 units) above 1 level of retail or restaurant use (approximately
8,650 SF). Proposed FAR is 5.93:1, or 106,275 SF, allowed Floor Area Ratio is 6:1, or
107,544 SF (9:1 with bonuses). 122 long -term and 10 short -term bike parking spaces
are required.
a. With basement. Access for 1 Type A loading space and 49 below  -grade vehicle
parking spaces will be from SE Washington Street.
b. Without basement (Appendix 38  -47). Access for 1 Type A loading space will be from
SE Washingto n Street. No additional vehicle parking will be provided.

2. 7-storyoption. (88®& high, 1008 all owed) with 3 levels of
rate residential units (57 units) above 1 level of retail or restaurant use (approximately
8,650 SF). Pr oposed FAR is 5.24:1, or 93,880 SF, allowed Floor Area Ratio is 6:1, or
93,300 SF (9:1 with bonuses). 92 long  -term and 10 short -term bike parking spaces are
required.
a. With basement. Access for 1 Type A loading space and 49 below  -grade vehicle
parking space s will be from SE Washington Street.
b. Without basement (Appendix 38 -47). Access for 1 Type A loading space will be from
SE Washington Street.  No additional vehicle parking will be provided.

Both options propose exterior materials including dark gray face and thin brick, white
aluminum -clad metal (ACM) panels, dark bronze aluminum storefronts at ground level, and

dark bronze vinyl windows above. Other materials include perforated metal panels at

guardrails and mechanical screening, and black and white metal flashings of varying gauge
thicknesses as accents and canopies.

Design Review is required because the proposal is for new construction within in a design
overlay zone.

B. Historic Resource Review: Because part of the site (an approximately 2,100 square foo t
area mid -block) lies within a historic district, applicant is also seeking Historic Resource
Review for a one -story part of the structure and part of the landscaped courtyard that lies
mid -block within the East Portland/Grand Avenue Historic District, as well as the Central
Eastside Subdistrict of the Central City Plan District.

Historic Resource Review is required for this part of the proposal because it is for new
construction within a Historic District.

Relevant Approval Criteria:
In order to be ap proved, this proposal must comply with the approval criteria of Title 33. The
relevant approval criteria are:
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A. Design Review Approval Criteria:
A Central City Fundamental Design Guidelines
A Special Design Guidelines for the Design Zone of the Central Eastsid e District
A 33.825, Design Review

B. Historic Resource Review Approval Criteria:

A Central City Fundamental Design Guidelines
A Special Design Guidelines for the Design Zone of the Central Eastside District
A Design Guidelines for East Portland/Grand Avenue Histo ric District Zone
A 33.846, Historic Resource Review

ANALYSIS

Site and Vicinity:
The site is a full block located in the Central Eastside Subdistrict of the Central City Plan
District. The 17,924 -square foot development area is located on the western ha If of the block,
and is currently developed with surface parking. The eastern half of the block sits in the East
Portland/Grand Avenue Historic District Zone, and is developed with two primary Contributing
Resources in the Historic District, one of which i s a Historic Landmark:
A New Logus Block . An individually listed Historic Landmark, built in 1892, and located at

525 -535 SE Grand Ave.
A Chamberlain Hotel Building . A listing on the Historic Resource Inventory, built in 1897,

and located at 509 SE Grand.

TheCi tyés Transportation System Pl an {ffwWayRROWs) asssi fi es t
follows:
A SE Martin Luther King Jr. Blvd . Major City Traffic Street, Regional Main Street, Major
Transit Priority Street, City Walkway, City Bikeway, Major Emergency R esponse Street,
Freight District Street.
A SE Stark Street . Traffic Access Street, Local Service Transit Street, City Walkway, City
Bikeway, Major Emergency Response Street, Freight District Street.
A SE Washington Street . Local Service Traffic Street, Local ~ Service Transit Street, Local
Service Walkway, Local Service Bikeway, Minor Emergency Response Street, Freight
District Street.

The site is in the EX Central Employment Base zone, in the heart of the Central Eastside

Industrial District. The Grand Ave Hi storic District, which the eastern half of the site lies

within, is populated with three and four story historic buildings, interspersed with a mix of

industrial structures. The site is uniquely positioned, straddling between the established

historic and ¢ hanging employment and industrial districts. The surrounding area is comprised

of a mix of uses including retail, office, and light industry. Local restaurants, bars and a variety

of retail activate the area through an extended time range. The adjacent are a is also populated
by a variety of building types from older one and two -story concrete commercial warehouses to
masonry apartments. Zoning code changes over the last decade have offered expanded
opportunities for the upgrade and adaptation of these older warehouses for new creative
industrial office uses which have helped to sustain employment levels in the district.

Zoning:

The Central Employment _ (EX) zone allows mixed uses and is intended for areas in the center of
the City that have predominantly ind ustrial -type development. The intent of the zone is to
allow industrial and commercial uses which need a central location. Residential uses are

allowed, but are not intended to predominate or set development standards for other uses in

the area.

The Design Overlay Zone [d] promotes the conservation, enhancement, and continued vitality of
areas of the City with special scenic, architectural, or cultural value. This is achieved through
the creation of design districts and applying the Design Overlay Zone as part of community
planning projects, development of design guidelines for each district, and by requiring design
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review. In addition, design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance th e area.

The Historic Resource Protection  overlay is comprised of Historic and Conservation Districts, as

well as Historic and Conservation Landmarks and protects certain historic resources in the

region and preserves signi f i @genTherqgaatiansimptement he r egi onds
Portlandds Comprehensive Plan policies that address hi.
recognize the role historic resources have in promoting the education and enjoyment of those

living in and visiting the region. The re gul ations foster pride among the r e
city and its heritage. Hi st oric preservation beautifi e
health, and helps to preserve and enhance the value of historic properties.

The Central City Plan Di__strict implements the Central City Plan and other plans applicable to
the Central City area. These other plans include the Downtown Plan, the River District Plan,

the University District Plan, and the Central City Transportation Management Plan. The

Centra | City plan district implements portions of these plans by adding code provisions which
address special circumstances existing in the Central City area. The site is within the Central
Eastside Subdistrict of this plan district.

East Portland/Grand Avenue Historic District s listed in the National Register of Historic

Pl aces under two of the eligibility criteria: O0A6 for |
City of East Portland (which was annexed into Portland
commercial architectural styles from the period 1883 to 1939.

Land Use History: City records indicate that prior land use reviews include the following:

A PR 16-237900 . Public registry review to adjust north/south property line to the east. This
PLA was fo r one tax account that includes 2 historic properties.

A LU 17 -124540 HR, DZ . Approval of Historic Resource Review and Design Review for the
reuse of the Historic Chamberlain Hotel into hotel units. Proposal is to be integrated with
this current review and ¢ onnection between two hotel areas is provided through a shared
courtyard mid -block off SE Stark.

A EA 16-256415 DA . Design Advice request hearing for a 13 -story version of this proposal.

Agency Review: A Notice of Proposal in Your Neighborhood was mailed October 13, 2017
The following Bureaus have responded with no issue or concerns:

Bureau of Environmental Services (Exhibits E1 .aand E1 .b)
Water Bureau (Exhibit E3)

Fire Bureau (Exhibit E4)

Site Development Section of BDS (Exhibit E5)

Bureau of Parks -Forestry Division (Exhibit E6)

> DD

The Bureau of Transportation Engineerin g (PBOT) response was received on June 7, 2017,
and an addendum responding to changes in the design was received on December 9, 2017
(Exhibits E.2a and E.2b). PBOT request that the associ ated curb -cut/driveway for either
option must be adhered to as depicted on the plans submitted on December 4, 2017

(Exhibit E2.  b).

In June/2017, PBOT previously prepared a formal response to the proposed land use review.

Subsequent to that response, the  applicant has propos ed options for the loading space access

and configuration thereof. The applicantds | atest pr
project manager in an e -mail on December 4, 2017. PBOT is supportive of either scenario

(with or witho ut the below -grade parking). The associated curb -cut/driveway for either

option must be adhered to as depicted on the plans submitted on December 4, 2017. PBOT

recommended that these plans be reflected in the final staff report prepared by BDS and in

the decision rendered by the Design Commission , and they have been
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Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on October 13,
2017 . One written response has been received from either the Neighborhood Association or

notified property owners in response to the proposal.

A Bruce Burns , October 24, 2017, wrote in support of the proposal (Exhibit F.1).

Procedural History:

A. A Design Advice Request (DAR) hearing was held on December 22, 2016  for a 13 -story
development. (Exhibit G. 3). At that hearing, the Design Commission provided the following
feedback:

1. The contemporary approach to design could be successful; however, it must also be
compatible with the adjacent historic context;

2. The mid -block courtyard helps pull the massing away from the historic structures;
3. The Commission was open to supporting height bonus (which is discretionary over

1456); however, there needs to be compelling reasor
4. Further consideration was needed to showlaioow t he 14

to the historic context.

5. The Commission expressed support of possible design exceptions for the three street
facing oriel windows, if they strengthen the overall composition.

6. The use of the mechanical screens to modulate the roof line creates an op portunity to
enrich the skyline.

7. The courtyard on Stark has the potential to weave together the new and the old
structures, and to be an active, successful urban space.

8. The ground floor window standards need to be met and an active frontage provided on
Washington which better responds to the frontage of the adjacent landmark.

9. Provide adequate weather protection.

10. Provide further information regarding the heights of the existing skyline, including the
Weatherly, Olympic Mills, and Town Storage buildings.

B. The Design Review application was submitted on January 24, 2017 and the applicant
requested the project to be  deemed complete on April 14, 2017 . A hearing was scheduled
for June 1, 2017, 47 days after being deemed complete. The applicant then requested the
hearing to be re -scheduled:

A On May 1, 2017, the hearing was requested to be rescheduled to a future date, not yet
determined (Exhibit A.5).
A OnJune 13, 2017, a November 2, 2017 hearing date was requested (Exhibit A.6).

C. The first Design Review hearing was h eld on November 2, 2017 . At that hearing, the
Commission supported many aspects of the design, including the new courtyard, the highly
glazed ground floor, the use of materials, and the clear architectural parti. The team was
asked to further consider the  following :

1. Contextual Response
a. Consider how to make the composition appear less weighty and less busy.
2. Pedestrian Realm .
a. Consider how to increase canopy coverage while maintaining compositional clarity;
and,
b. Consider how to better mitigate service areas on Washington to better connect to the
Logus Block.
3. Permanence and Quality
a. Consider how to ensure quality and fabrication of balconies.

D. In response to comments heard at the first hearing , drawings submitted December 7,
2017 indicate the following chan  ges:
1. Contextual Response

a. The height of the ground floor whé taecdtédased by o
(ExhibitsC.7 -10) , and subsequent increase of the ground
from 118 to 1286 (Exhibit C.11);
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b. The punch of windows abovethegr ound | evel was reduced by 26, fr
(C.18-21);
2. Pedestrian Realm .
a. The width of the main |l obby entrance 6@&nopy was i

(Exhibits C.4 and C.7);
b. The frontage along SE Washington changed, including:

- For the owith los ¢he gamgetdddrs maeased in size from
approximately 2086 x 116 to 306 x 1306 to
of the Type A loading space (Exhibits C.4, C.8 and C.14).

- For the oOwithout basementdé version, ret
1086; and, the width of the garage doors
(Exhibits C.14, APP.39 and APP.41).

3. Otheritems .

accommo

il spac
reduced

a. Thein-unit bi ke parking spaces were eliminated for
and were relocated into the parking and grou nd floor levels (Exhibits APP.26 and
APP.27).

ZONING CODE APPROVAL CRITERIA
(1) DESIGN REVIEW (33.825)

33.825.010 Purpose

Design Review ensures:

A That development conserves and enhances the recognized special design values of a site or
area;

A The conservatio n, enhancement, and continued vitality of the identified scenic,
architectural, and cultural values of each design district;

A That certain types of infill development will be compatible with the neighborhood and
enhance the area; and

A High design quality of  public and private projects.

Section 33.825.055, Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.

Itis important to emphasize that design review goes beyond minimal design standards and is
viewed as an opportunity for applicants to propose new and innovative designs. The design
guidelines are not intended to be inflexible requirements. Their mission is t o aid project
designers in understanding the principal expectations of the city concerning urban design.

The review body conducting design review may waive individual guidelines for specific projects
should they find that one or more fundamental design gu idelines is not applicable to the
circumstances of the particular project being reviewed.

The review body may also address aspects of a project design which are not covered in the
guidelines where the review body finds that such action is necessary to bet ter achieve the goals
and objectives of design review in the Central City.

Findings:  The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because the site is located generally within the
Central City Plan District, the applicable design guidelines are the Central City Plan
Fundamental Design Guidelines. As the site is also specifically located within the
Design Zone of the Central Eastside District, the Special Design Guidelines for the
Design Zon e of the Central Eastside District of the Central City Plan also apply.

Special Design Guidelines for the Design Zone of the Central Eastside District of the
Central City Plan and Central City Fundamental Design Guidelines.

The Central Eastside is a uni  que neighborhood. The property and business owners are proud
of the districtés heritage and service to the

communi t
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distribution/ warehousing, and transportation are i mporf
personality. To the gen eral public, retail stores and commercial businesses provide the central
focus within the district.

The underlying urban design objective for the Central Eastside is to capitalize on and

emphasize its unique assets in a manner that is respectful, support ive, creative and compatible
with each area as a whole. Part of the charm and character of the Central Eastside District,

which should be celebrated, is its eclectic mixture of building types and uses. An additional

strength, which should be built on, is t he pattern of pedestrian friendly retail uses on Grand
Avenue, East Burnside and Morrison Streets, as well as portions of 11 th and 12 t Avenues.

The Central City Fundamental Design Guidelines focus on four general categories. (A) Portland

Personality, addr esses design issues and el ements that reinfor
character. (B) Pedestrian Emphasis, addresses design issues and elements that contribute to

a successful pedestrian environment. (C) Project Design,  addresses specific building

charact eristics and their relationships to the public environment. (D) Special Areas, provides

design guidelines for the four special areas of the Central City.

Central Eastside Design Goals

The following goals and objectives define the urban design vision for new development and
other improvements in the Central Eastside

A Encourage the special distinction and identity of the design review areas of the Central
Eastside District.

Provide continuity between the Central Eastside and the Lloyd District.

Provide conti nuity between the Central Eastside and the river, downtown, and adjacent
residential neighborhoods.

A Enhance the safety, convenience, pleasure, and comfort of pedestrians.

o D

Central City Plan Design Goals

This set of goals are those developed to guide develo  pment throughout the Central City. They
apply within all of the Central City policy areas. The nine goals for design review within the
Central City are as follows:

1. Encourage urban design excellence in the Central City;

2. Integrate urban design and preservati on of our heritage into the development process;

3. Enhance the character of the Central Cityods district:c

4. Promote the development of diversity and areas of special character within the Central City;

5. Establish an urban design relationship between the Central Cityds districts and th
City as a whole;

6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;

7. Provide for the humanization of the Central City through promotion of the arts;

8. Assistin creating a 24 -hour Central City whic  h is safe, humane and prosperous

9. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whole

Staff has considered all guidelines and has addressed only those guid elines considered

applicable to this project.  Unless specified otherwise, findings below relate to both the 8 -
and 7 -story options.

PORTLAND PERSONALITY

Al. Integrate the River. Orient architectural and landscape elements including, but not

limited to, lobbies, entries, balconies, terraces, and outdoor areas to the Willamette River and
greenway. Develop accessways for pedestrians that provide connections to the Willamette River

and greenway.

A2. Emphasize Portland Themes. When provided, integrate Portla  nd-related themes with the

devel opment ds overall design concept.
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A2-1. Recognize Transportation Modes, Produce, and Commerce as Primary Themes of
East Portland.  Recognize and incorporate East Portland themes into a project design, when
appropriate.

Fin dings for A1, A2and A2  -1. The proposal integrates the river, emphasizes Portland

themes, and recognizes transportation modes in subtle, rather than overt ways:

A The project site is located over 4 blocks from the Willamette River. Off SE Stark,
which conn ects to the river, the proposal includes a landscaped courtyard which
provides a space for pedestrians to stop and rest, acting as a segue -way to the
riverds promenade.

A Although specific thematic features are not provided as part of this development, the
proposal responds to the district historic fabric and local landscape by providing a
long -lasting structure emblematic of the warehouses in the district.

A The landscaped courtyard will have native plantings which will offer a rich green
space within the ci ty core.

A The buildingés orientation and pedestrian access
Street Car and bus lines, as well as the river beyond.

A The project will provide new and distinct views to the river from its upper level
decks.

Therefore, these gui delines are met.

A3. Respect the Portland Block Structures. Maintain and extend the traditional 200 -foot
bl ock pattern to preserve the Central Cityds ratio of
superblock exist, locate public and/or private rights -of-way in a manner that reflects the 200 -

foot block pattern, and include landscaping and seating to enhance the pedestrian
environment.

Findings: The project respects the block pattern by maintaining a strong alignment to

the city block structure and street grid . Located on a traditional 200  -foot block, East
Portland Block 101, the building fagade along SE MLK runs the entire length of the

block. Along SE Stark however, a courtyard is proposed mid -block between the existing
Hotel Chamberlain (Shleifer building) a nd the proposed building to create a pedestrian
gathering zone providing seating, enhancing the pedestrian environment. Therefore, this
guideline is met.

A4. Use Unifying Elements. Integrate unifying elements and/or develop new features that
help unify a nd connect individual buildings and different areas.

Findings: The project proposes several unifying elements, both unto itself, and in
relation to the neighboring Chamberlain Hotel (Shleifer building). The material palette
was chosen to reflect the mas s, scale, and experiential qualities of the existing
Chamberlain Hotel Building, with the intention to integrate the two buildings to create
one harmonious composition. The proposed buil dingds
the dark brick patterning registe rs the scale of the 2 adjacent historic buildings, the
Chamberlain Hotel Building, listed on the Historic Resource Inventory built in 1897,
and located at 509 SE Grand, and the New Logus Block, an individually listed Historic
Landmark built in 1892, and lo cated at 525 -535 SE Grand Ave. The base of the
proposed building shares a similar height and brick material with its neighbors, while
the upper stories consist of a change in cladding material and color, which responds to
program and site conditions sucha s entrances and pedestrian connections. This
approach creates a dialogue with the existing buildings and the future districts to the
west of MLK. Therefore, this guideline is met.

A5. Enhance, Embellish, and Identify Areas. Enhance an area by reflecting  the local
character within the right  -of-way. Embellish an area by integrating elements in new
devel opment that build on the areads character. l dent i f

by integrating them into new development.
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FindingsforA5: TheCent r al Eastside I ndustrial Dfivayisi ctds (
characterized by full block developments that utilize the right -of-way for commerce. The
proposed building recognizes the varied uses of the public right -of-way by locating

building uses a nd service points appropriately to the character of the adjacent streets
so they become an extension of the right ~ -of way. The building services and parking
entries are located off SE Washington St. Retail uses are concentrated off the Streetcar

route along SE MLK Blvd. A proposed landscape courtyard is located mid -block on SE
Stark St which will enhance the pedestrian experience. Therefore, this guideline is met.
A5-3. Plan for or Incorporate Underground Utility Service. Plan for or Incorporate

Undergrou nd Utility Service to development projects.

Findings for A5 -3: The electrical service to the building will be provided from new
underground service lines. To minimize the impact of services on the elevations, the gas
meters have been located inside the lo  ading bay, and the generator fuel port has been
located on a return wall adjacent to the man door at the loading bay. Therefore, this
guideline is met.

A6-1. Use Special East Portland Grand Avenue Historic District Design Guidelines.
Projects located wit hin the East Portland Grand Avenue Historic District shall use the special
historic design guidelines developed for the historic district.

Findings for A6 -1. Because part of the site (an approximately 2,100 square foot area
mid -block) lies within a histo  ric district, applicant is also seeking Type Il Historic
Resource Review for a one -story part of the structure and part of the landscaped
courtyard that lies mid  -block within the East Portland/Grand Avenue Historic District,
as well as the Central Eastside  Subdistrict of the Central City Plan District. Refer to the
findings below under Historic Resource Review for further findings related to the

historic district. ~ Therefore, this guideline is met.

A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights -of-way by
creating and maintaining a sense of urban enclosure.
A7-1. Maintain a Sense of Urban Enclosure When Single -Story Buildings are Set Back.

Maintain a sense of urban enclosure, through the use of landscaping and other means, when
single -story buildings are set back from the property line. Do not set buildings back from the
property line within the East Portland Grand Avenue Historic District.

Findings for A7 and A7 -1: The project establishes and maintains urban enclosure by
bring ing the building faces to the abutting rights -of-way along SE MLK, SE Stark and
SE Washington. The project enhances this sense of enclosure by establishing active
circulation and visual connections to retail at the ground level. Large, open, ground

floor w indows and recessed entries maintain a sense of pedestrian scale and connect
internal and external activities. The courtyard on SE Stark breaks the frontage mid -
block along SE Stark to create a unique enclosed urban pocket place for gathering,

which is sup ported by active uses that open out onto this space. Therefore, these
guidelines are met.

A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent

sidewalks to increase the space for potential public use. Develop visual and ph ysical

connections into buildingsd active interior spaces frol
elements such as atriums, grand entries and large ground -level windows to reveal important

interior spaces and activities.

Findings:  The project contrib utes to streetscape vibrancy through active program and
form. Active ground level uses include retail, lobby, event and gym spaces. Large

ground floor windows will provide views into and out of these active spaces. The main
residential lobby and retail en  trances are recessed and will provide an active ground
floor by pulling the pedestrian around all sides of the building. Entry points on all
frontages provide pedestrian connectivity between inside and out. The main lobby entry
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will provide a direct connec tion through the building linking visitors to the courtyard off
SE Stark.

At the first hearing on November 2, 2017, the Commission encouraged further
consideration of how to better mitigate service areas on Washington to better connect to
the Logus Block .

Since the first hearing, changes to the design of the SE Washington frontage include:

a. For the owith basementdé version, the garage door s
approximately 2006 x 116 to 3086 x 136 to accommoda
the Type A loa ding space to meet PBOT requirements (Exhibits C.4, C.8 and C.14).

b. For the oOoOwithout basementé version, the retail sp
1086; and the garage doors were reduced in width f
(Exhibits C.14, APP.39 and  APP.41), increasing active street frontage.

The highly glazed ground floor wraps active uses on all three frontages , except at the
vehicle access and loading service areas , which have been consolidated on SE
Washington . On Washington, effort has been made to engage the sidewalk by wrapping
retail uses at the most important location, the corner. Therefore, the proposal

contributes to a vibrant streetscape on all three frontages. Therefore, these guidelines
are met.

PEDESTRIAN EMPHASIS

B1l. Reinforce and  Enhance the Pedestrian System. Maintain a convenient access route for
pedestrian travel where a public right -of-way exists or has existed. Develop and define the

different zones of a sidewalk: building frontage zone, street furniture zone, movement zone, a nd
the curb. Develop pedestrian access routes to supplement the public right -of-way system
through superblocks or other large blocks.

B2. Protect the Pedestrian. Protect the pedestrian environment from vehicular movement.

Develop integrated identification  , sign, and sidewalk -oriented night -lighting systems that offer
safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical

exhaust routing systems, and/or service areas in a manner that does not detract from the

pedestria n environment.

B3. Bridge Pedestrian Obstacles. Bridge across barriers and obstacles to pedestrian
movement by connecting the pedestrian system with innovative, well -marked crossings and
consistent sidewalk designs.

B3-1. Reduce width of Pedestrian Cros sings.

a. Where possible, extend sidewalk curbs at street intersections to narrow pedestrian
crossings for a safer pedestrian environment.
b. Maintain large service vehicle turning radii where necessary.

Findings for B1, B2, B3, and B3 -1. With awell -integrat ed street frontage, including
new sidewalks, pedestrian access at all streets and curb transitions, set back entrances

and large openings at the ground level, the project reinforces and enhances the

pedestrian system and experience. Retail spaces, combined with recessed entries, short
term bike parking and the residential lobby entry create a series of active zones at the

ground level, engaging the pedestrian with the building while new street trees define the
furnishing zone and clearly mark the pedestrian thruway.

Existing sidewalk and curbs along SE MLK, SE Stark and SE Washington will be rebuilt

to Portland Bureau of Transportation (PBOT) right -of-way design standards. The new
frontages will provide continuous accessible surfaces for movement across the site,
sidewalks and into the building. A new sidewalk curb extension will be constructed on

the corner of SE Washington and SE MLK Blvd, reducing the pedestrian crossings to

the maximum extent practical. The project proposes a Standard A loading stall and on-
site parking accessed from a shared driveway on SE Washington, thereby minimizing

the width of curb cuts crossing the sidewalks. The project also protects the pedestrian
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using street trees planted along SE MLK Blvd, SE Stark and SE Washington to provi de
a barrier between the pedestrian movement zone and the curb. Street parking will also

serve as a barrier between the pedestrian and vehicular traffic and new ornamental

street lights will provide night  -lighting.

Large openings for retail spaces and re  cessed entries at the ground level provide high
visibility for extended time periods thereby enhancing safety. Retail intake louvers are
integrated into the storefront system at entries below the integrated canopies, and all
retail exhaust will be vented v ertically, thereby minimizing potential conflicts between
mechanical exhaust and pedestrians. All other exhausting assemblies are located on

the roof, or on the fagade high above the ground level frontages and away from any area
of pedestrian access. Therefore, these guidelines are met.

B4. Provide Stopping and Viewing Places. Provide safe, comfortable places where people can
stop, view, socialize and rest. Ensure that these places do not conflict with other sidewalk uses.

Findings:  With recessed and co vered retail and lobby entries and a courtyard space

mid -block connected to SE Stark St, the project provides several places to stop away

from the pedestrian traffic zone and view retail spaces and surrounding areas, as well

as socialize and rest at differ  ent scales. The courtyard provides a dedicated socialization
amenity, including space to sit, pause and gather, and staging of events related to

building uses.  To ensure the courtyard is open to public use, a condition of

approval has been added that, shou /d there be a fence and gates, the courtyard

shall be left open to the public during regular business hours. Therefore, with this
condition of approval, this guideline is met.

B5. Make Plazas, Parks and Open Space Successful. Orient building elements suc  h as main
entries, lobbies, windows, and balconies to face public parks, plazas, and open spaces. Where
provided, integrate water features and/or public art to enhance the public open space. Develop

locally oriented pocket parks that incorporate amenities for nearby patrons.

Findings for B5: The project incorporates design elements that will enhance the public
spaces. Active ground floor uses wrap the building, activating the street frontages. Large
storefront openings and recessed building entries provid e visual connections between
the active spaces inside and out. The publically accessible, landscaped courtyard

provides a unique stepped design with tiered seating options, providing multiple levels

for pedestrians to stop and rest. Therefore, this guideli ne is met.

B6. Develop Weather Protection. Develop integrated weather protection systems at the
sidewalk -level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection, and
sunlight on the pedestrian environment.

B6-1. Provide Pedes trian Rain Protection. Rain protection is encouraged at the ground level
of all new and rehabilitated commercial buildings located adjacent to primary pedestrian

routes. In required retail opportunity areas, rain protection is strongly recommended.

Findin gsfor B6 and B6 -1: At building entries, recessed areas with overhead canopies

above will provide weather protection for the build
protected by an approximately 14 feet wide by 12 fe
th e sidewalk, and the retail entries are protected by canopies that vary in width and are
approximately 10 feet deep, covering 46 of the side
At the first hearing on November 2, 2017, the Commission encouraged further

consideration of how toincrease canopy coverage while maintaining compositional

clarity. After the first hearing, the width of the rece ss for the main lobby entrancew  as
increased, and therefore itoés a6d6oCEabhelitan€py, ahd

C.7), providing additional pedes trian cover. With this additional canopy coverage,
additional weather and rain protection is provided for passers -by as well as the
buil di ng 6 sTherefoterthmse guidelines are met.
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B7. Integrate Barrier -Free Design. Integrate access systemsfora | | people with the bu
overall design concept.

Findings: The proposed design will be fully ADA accessible, including all site
development, building floors and entrances at grade. Therefore, this guideline is met.

PROJECT DESIGN

Cl. Enhance View Opportunities.  Orient windows, entrances, balconies and other building
elements to surrounding points of interest and activity. Size and place new buildings to protect
existing views and view corridors. Develop building facades that create visual connecti ons to
adjacent public spaces.

Findings: The project will provide viewing opportunities at multiple elevations

throughout the project, orienting windows, entrances, roof decks and balconies to
surrounding points of interest and activity. The building is oriented so that entries and
lower level glazing will engage and support the existing street context. The upper

portion of the building orients windows and balconies to city and river views to the

west, and Mt. Tabor and Mt Hood views to the east. In addit ion, the roof decks located
on the north of the building will have additional view opportunities. Therefore, this
guideline is met

C1-1. Integrate Parking.

a. Integrate parking in a manner that is attractive and complementary to the site and its
surroundin  gs.

b. Design parking garage exteriors to visually respect and integrate with adjacent buildings
and environment.

Findings for C1  -1: For the proposed versions with a basement, parking is located

below grade and the garage entrance on SE Washington provides shared access for both
loading and parking, minimizing the visual impact of these elements to the surrounding
environment.

Prior to the first hearing, PBOT responded that the proposal did not yet meet their
requirements.

At the first hearing on Novem  ber 2, 2017, the Commission encouraged further
consideration of how to better mitigate service areas on Washington to better connect to
the Logus Block.

Since the first hearing, changes to the parking and loading entrance on SE Washington
frontage include

- OWNi th basemen.tfThe amoant af activa frontage remains. To accommodate
the proposed arrangement of the Type A loading space, however, the width of the
garage doors has increased from approxi mately 2060
C.14).
- Althou gh the service entry needs to be this size to accommodate the basement
parking drive aisle as well as the proposed arrangement of the Type A loading space,
more than half of this frontage remains active. Additionally, by consolidating all
service on Washin gton, the least priority street, the other two street frontages are
highly activated.

- OVNi thout bas e meWhildthewigimesemains, the active street frontage
has increased by expanding the retail space by ap
approximately35 6 to 506. Additionally, the garage doors
approximately 2086 to 108 (Exhibits C. 14, APP. 39 a
- This substantial increase in retail frontage provides a more active frontage along SE
Washington, allowing for a better integra tion of the service areas.
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With these changes, especially to the oOowithout base
service areas have been integrated into the design and context. Therefore, this guideline
is met.

C1-2. Integrate Signs.
a. Retain and restore exi sting signage which reinforces the history and themes of the district,
and permit new signage which reinforces the history and themes of the East Portland
Grand Avenue historic district.
b. Carefully place signs, sign supports, and sign structures to integr ate with the scale, color
and articulation of the building design, while honoring the dimensional provisions of the
sign chapter of the zoning code.
c. Demonstrate how signage is one of the design elements of a new or rehabilitation project
and has been coo rdinated by the project designer/ architect. Submit a Master Signage
Program as a part of the projectdés application for
C13. Integrate Signs. Integrate signs and their associated structural components with the
buil di ngds o vconaee@.ISize, paees design, and light signs to not dominate the
skyline. Signs should have only a minimal presence in the Portland skyline.

Findings for C1 -2 and C13: Applicant advised that the project will incorporate sighage

in the ground level and re  cessed entries, and a consistent color palette, size, and

mounting location will reinforce coherence across the building elevations. However, if

not exempt, exterior building signage will require a later design review. Therefore, these
guidelines are not a pplicable.

C2. Promote Quality and Permanence in Development. Use design principles and building
materials that promote quality and permanence.
C3-1. Design to Enhance Existing Themes in the District. Look to buildings from

throughout the district for contextual precedent. Innovation and creativity are encouraged in
design proposals, which enhance overall district character.

C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to the local d esign vocabulary.

Findings for C2, C3 -1 and C4: The project employs high performance and durable
(commercial / industrial) materials and detailing. The simple palette of face and thin

brick, aluminum -clad metal (ACM) panels, heavy -gauge metal flashings (v arying from
16-24 gauge depending on use), aluminum storefront systems, and commercial grade

vinyl windows are all durable and long -lasting materials. Additionally, the applicant
advises that they have worked closely with manufacturers and fabricators to

incorporate detailing to ensure longevity and weathering over time. Large scale details
provided illustrate this level of detailing (Exhibits C18 -24).

The project complements the context of the existing buildings using common local
building elements, such  as deep ground level piers, repeating window frames at upper
level glazing, and deep -set glazing systems. Additionally, by using locally prevalent
building materials and applications, the building will complement and enhance the
existing context.

The bri ck at the base recalls the masonry construction of adjacent historic buildings

and applies it in a contemporary applicati-@d. The
deep recesses to the storefront glazing. Above the ground level, the face brick turns t oa

matching thin -br i ck which is framed with dark gray met al
recesses to the window frames, reflecting the deep window recesses found in traditional

masonry warehouses. This 60 recess is repderated at
reinterpretation of this tradition form.

The height of the masonry base marks a datum which aligns with the cornice of the
adjacent Chamberlain Hotel and Logus Block, complementing and respecting the
existing building vocabulary.

b

f
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At the first hear ing on November 2, 2017, the Commission encouraged further
consideration of how to make the composition appear less weighty and less busy, and
better complement the existing context.

Since the first hearing, changes to the composition include:

a. Anincrease in the ground floor to fl-B6rtbheetldbt of ove

(Exhibits C.7 -10), and subsequent increase of the height of ground floor glazing
from 118 to 126 (Exhibit C.11). This increase of
adds further empha sis to the active frontage.

b. A reduction in the punch of windows above the gro
(C.18-21). While not usually encouraged, in this case the reduction in the punch of
the windows strengthens the overall composition by reducing the visual impact of

individual window recesses. The number and size of windows in the design

expresses the residential and hotel program of the project, however, the context is

more historically commercial and industrial. By reducing the punch, the individua I
windows are less emphasized, along with the residential nature of the program.

At the second hearing, there was further discussion about whether the residential
character expressed in the  architectural language  of the proposal is the strongest
response for this site directly adjacent to a historical , commercial and industrial
context . However, the majority of the Commission decided that with the changes that
have been made, the proposal be tter responds to the existing context.

At the second hearing, th  ere was also extensive discussion about the durability and
permanence of the perforated steel material. To ensure durability and permanence, a
condition of approval has been added that the perforated steel at the balconies

will be a minimum of 16 gauge thi ck. Therefore, with this condition of approval, these
guidelines are met.

C5. Design for Coherency. Integrate the different building and design elements including,
but not limited to, construction materials, roofs, entrances, as well as window, door, si gn, and
lighting systems, to achieve a coherent composition.

Findings for C5:  The project presents a modern interpretation of historical forms with
references to unify building and place. The building uses a limited palette of exterior
materials which are  carefully placed on the facades to reinforce the design concept. At
the ground level, the dark gray brick piers, continuous black metal trim element at the

second-f | oor | evel, adnod) ddeaerpk sbaton(zled st orefronts with ¢

ground | evel windows and entrances. This continuity is interrupted only at the
residential lobby entrance, where white metal panels from above frame the entrance,
visually tying it to the residential program above.

Above the ground level, the repeated and varied solid and glazed elements establish a

rhythm that defines the exterior elevations. Overlaid with this rhythm is the interplay of

the dark and light solids. While most the solid elements at the base of the building are

clad with dark gray brick, moving up t he building the solids are increasingly clad with

white metal cladding. This change in color, texture, and material adds richness and

variation to the facades, while the continuity of the detailing, including the continuous
16-gauge break metal flashingsa t f |l oor | evels and the consistent
frames maintains design consistency. Other various
such as doors, windows, mechanical grilles, and lighting are designed to incorporate the

base palette.

Maintaining a refined material pallet, consistent detailing while adding a layer of
variation in material, color and texture provides a coherent design that reacts to
programmatic and site  -specific requirements.  Therefore, this guideline is met.

{
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C6. Develop Transitio  ns between Buildings and Public Spaces. Develop transitions between
private development and public open space. Use site design features such as movement zones,
landscape elements, gathering places, and seating opportunities to develop transition areas

wher e private development directly abuts a dedicated public open space.

Findings:  The project incorporates a series of transition spaces moving from the public
right of way and semi -public spaces within the site into and through the building. The
entrances to the retail spaces and main lobby along SE MLK, SE Stark, and SE
Washington are all recessed to create a transition between the public thoroughfare and
the privately -owned shops. The courtyard between the proposed building and existing
Chamberlain Hotel also serves as a public and private space transition into the
building. Therefore, this guideline is met.

C7. Design Corners that Build Active Intersections. Use design elements including, but not
limited to, varying building heights, changes in facade plane, large windows, awnings,
canopies, marquees, signs and pedestrian entrances to highlight building corners. Locate

flexible sidewalk -level retail opportunities at building corners. Locate stairs, elevators, and

other upper floor building access point s toward the middle of the block.

Findings:  The corners of the building are programmed with active uses. On the ground

level, the corner retail units utilize large ground -level storefront glazing framed by brick -
faced piers to promote transparency and connections of activity from inside to outside.

The mid -block courtyard off SE Stark St. helps activate the northern corners of the

building allowing retail components to extend outdoors to the courtyard.

Above the ground level, the living areas, which ar e the most active spaces in the units,
are located on the corners. The brick cladding is continued above the ground level in

the form of framed thin  -brick clad piers which transition to white metal framed piers at
higher levels. The upper -stories incorpora te glazing to promote transparency and
connections of activity from inside to outside.

At the ground level courtyard, additional access is provided to the retail, lobby and
event spaces. At the southern end of the building, the retail space wraps the corn erand
offers entries along both SE MLK and SE Washington. Therefore, this guideline is met.

C8. Differentiate the Sidewalk -Level of Buildings. Differentiate the sidewalk -level of the
building from the middle and top by using elements including, but not limited to, different
exterior materials, awnings, signs, and large windows.

C9. Develop Flexible Sidewalk -Level Spaces. Develop flexible spaces at the sidewalk  -level of
buildings to accommodate a variety of active uses.

Findings for C8 and C9 : The sidew alk level of the building is differentiated using

sever al el ement s, including a sl ighi5léy firmar ebaus d d i qre
base point), inset entrances, canopies, building materials and landscaping. These

elements work in combination to p rovide a multifaceted pedestrian scale experience.

With the addition of the courtyard, the ground level of the building extends visibility

and activity to the public sidewalks.

The programmed and retail spaces at the ground level are designed for flexibil ity with a
focus on maximizing natural light with large glazed openings, usable areas, and
multiple points of entry. The inset entrances at the ground level provide flexible spaces

that are integrated with ground level circulation and activity. Therefore, these guidelines
are met.
C8-1. Allow for Loading and Staging Areas on Sidewalks. On local service streets, adjacent

businesses may use the sidewalk area for temporary loading and staging as long as pedestrian
access through it is maintained.

Findings f or C8 -1: The project incorporates two areas for potential loading and staging
on sidewalks @ bike -oriented at the entry to the courtyard fronting SE Stark St, and
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vehicle -oriented at the driveway entry fronting SE Washington St., which incorporates a
large curb cut for mid -block access. One Type A loading stall will be provided on site
within this garage area of SE Washington. Therefore, this guideline is met.

C10. Integrate Encroachments. Size and place encroachments in the public right -of-way to
visuall y and physically enhance the pedestrian environment. Locate permitted skybridges

toward the middle of the block, and where they will be physically unobtrusive. Design

skybridges to be visually level and transparent.

Findings for C10:  Above-grade encroachm ents are not proposed for this project. The
project seeks an underground encroachment at the below -grade parking level, which
will not be visible at the sidewalk level, and is allowed through revocable permits issued

by PBOT. Therefore, this guideline is met.

C11. Integrate Roofs and Use Rooftops. Integrate roof function, shape, surface materials,

and colors with the buildingds overall design
equipment, penthouses, other components, and related screening element s to enhance views of
the Central Cityds skyline, as wel |l as views f

rooftop terraces, gardens, and associated landscaped areas to be effective storm water
management tools.

Findings: Mechanical screening wi Il also be integrated with the building design
masking rooftop equipment and to reinforce the stepped massing in the city skyline. All
rooftop mechanical units comply with standards for setback and percentage coverage.
Further, all rooftop mechanical units are well unified and ganged away from the street
frontages toward the center of the block. Outdoors spaces will be provided to residents
and hotel guests in the form of two small rooftop decks outside the amenity space on

the north side of level 8 and bal  conies off some of the individual units, allowing city and
mountain views. Therefore, this guideline is met.

C12. Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural
components with the buil di n ¢ extedor lghtirgltolhighlightsthe g n
buildingds architectur e, being sensitive to it

Findings:  The project approaches exterior lighting in subtle ways. At the ground level,
exterior lighting will come indirectly from interior retail lighting, providing a dynamic
shop -front experience which will be complemented by integrated landscape and path
lighting in the courtyard. Main lobby and retail entrances will have recessed canopy
lights marking entries and new ornamental street lights will be provided as required.
Therefore, this guideline is met.

(2) HisTORIC RESOURCE REVIEW (33.846.060)

The following Guidelines apply to the 2100 SF building footprint located within the East Portland
Grand Avenue Historic Design Zone bound  ary.

Chapter 33.846.060 - Historic Resource Review

Purpose of Historic Resource Review
Historic Resource Review ensures the conservation and enhancement of the special
characteristics of historic resources.

Historic Resource Review Approval Criteria
Requests for Historic Resource Review will be approved if the review body finds the applicant
has shown that all of the approval criteria have been met.

Findings:  The site is located within the East Portland Grand Avenue Historic District

and the proposal is for a non -exempt treatment. Therefore, Historic Resource Review
approval is required. The approval criteria are the Design Guidelines - East Portland
Grand Avenue Historic Design Zone . Because the site is within the Central City Plan
District , the Central City Fundamental Design Guidelines are also approval criteria.

concept .

rom ot hel

concept

S Iimpact !
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Staff has considered all guidelines and addressed only those applicable to this proposal. The
Design Guidelines - East Portland Grand Avenue Historic Design Zone and the Central City
Fundamental Design Guidelines  are addressed concurrently.

Design Guidelines - East Portland Grand Avenue Historic Design Zone
Central City Fundamental Design Guidelines

A4. Use Unifying Elements. Integrate unifying elements and/or develop new features th at
help unify and connect individual buildings and different areas.

C2. Promote Quality and Permanence in Development. Use design principles and building
materials that promote quality and permanence.

C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to the local design vocabulary.

C5. Design for Coherency. Integrate the different building and design elements including,

but not limited to, construction materials, roofs, entrances, as wel | as window, door, sign, and
lighting systems, to achieve a coherent composition.

Findings:  An important design move of this development is the creation of a mid -block
courtyard off SE Stark, which pulls the 8 -story massing away from the historic distric t
and the two adjacent historic buildings, the Chamberlain Hotel Building, listed on the

Historic Resource Inventory and built in 1897, and the New Logus Block, an

individually listed Historic Landmark built in 1892. By pulling the building massing

away fr om these adjacent historic structures, the publically accessible courtyard

provides a place to view and enjoy the adjacent resources, and enhances the entire

district.

The part of the proposed development that sits within the area of Historic Resource

Review is an approximately 2100 SF area that is part of the single -story mid -block
structure which steps down to create part of the landscaped courtyard. This one -story
structure has one external wall, which faces east towards the Logus Block and is simply

clad in a traditional dark brick. The roof of this one -story structure forms part of the
stepped, landscaped courtyard. These traditional materials of brick and landscaping

materials are visually compatible with the adjacent brick structures. Therefore, thes e
guidelines are met.

Guidelines for New Construction and Additions

A6-1i. Siting and Building Orientation.
1. In addition to meeting zoning requirements, siting and building orientation should be
visually compatible with adjacent buildings and the Distri ct's architectural character.

Findings for A6 -1li: The proposed one -story element is part of the loading and parking
entry structure for the new 8  -story mixed -use development. Its massing and location is
setback from the street, and it provides a unique op portunity to create a backdrop for
the proposed public courtyard, making it visually compatible with adjacent buildings

and enhancing the District's architectural character. Therefore, this guideline is met.

Introduction: Scale and Proportion. The archite ctural character of the District must be

considered when addressing this guideline. The reader is referred to the third section of this

document, "East Portland/Grand Avenue Historic District's History, Character and Context" for

information which will aid in understanding the District's character. In addition, this document

contains many photographs, both contemporary and historic. They are included to aid the

reader in understanding the area's character.

A6-1k. Scale and Proportion.

1. The scale, form, p roportion, and detailing of the new building or addition should be
compatible with adjacent historic buildings and the architectural character of the District.
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The relationship of voids to solids, the size and relationships of window bays, doors,
entrance and other architectural elements should be of a scale and proportion that is
visually compatible with the adjacent historic buildings and the District.

Findings for A6 -1k: The proposed one -story structure has brick cladding and a planted
roof. Located mi d-block, it sits behind the Chamberlain and Logus buildings and is the
backdrop of the proposed public courtyard, making it visually compatible with the

adjacent historic buildings and the District. Therefore, this guideline is met.

Introduction: Material s, Colors, Textures. Materials, colors and textures schemes will be
reviewed. After issues of height, mass and bulk the building characteristic having the greatest
i mpact on the Districtés character wild.l be iegs exteriol
integrity of exterior materials is important to protecting the character of the District. For
additional guidance, consult the State Historic Preservation Office in Salem at 1 (503) 378 -
6508, or the East Portland Historic District Advisory Board.
A6-1l. Materials, Colors, Textures
1. Exterior materials, colors and textures used in new buildings should be visually compatible
with adjacent buildings and the District's architectural character.
2. The use of traditional materials such as brick and concrete a re encouraged. The use of non -
traditional metal, wood and plastic as major exterior surfaces is discouraged.

Introduction: Rear and Side Walls. Portland and the East Portland/Grand Avenue Historic

District share a pattern of orienting corner building ent rances to the adjacent north  -south

street. Within the Historic District city blocks are small resulting in most buildings extending

to one or more of the block 6s corners. Orientations t
characteristic of the East Portl  and/Grand Avenue District. New buildings should respect this

pattern.

A6-1m. Rear and Side Walls. Side walls and rear walls should be compatible with building

facades or public street elevations, but can be simple and basically blank.

Findings for A6 -1I and A6-1m: The proposed one -story structure has one external wall
and a planted roof. The one wall, which faces east towards the Logus Block, is simply

clad in a dark brick making it compatible with the simple brick side walls of the

adjacent historic buil  dings. The proposed brick cladding and planted roof are traditional
materials that will be visually compatible with the adjacent brick historic buildings.

Therefore, these guidelines are met.

DEVELOPMENT STANDARD S

Unless specifically required in the app roval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of

Title 33 can be met, or have received an Adjustment or Modification via a land use review prior

to the approval of a building or zoning permit.

CONCLUSIONS

The Design Review process exists to promote the conservation, enhancement, and continued
vitality of areas of the City with special scenic, architectural, or cultural value. The purpose of

the Historic Resource Review process is to ensure that additions, new construction, and
exterior alterations to historic resources do not compromise their ability to convey historic
significance. The applicant has addressed concerns expressed by the Commission and

designed a building that embodies the spirit intended by the applicable Design Guidelines and
Historic Resource Review criteria, and responds to the natural, cultu ral and built context. The
proposal meets the applicable Design Guidelines and Historic Resource Review criteria and
therefore warrants approval.
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DESIGN COMMISSION DE CISION

It is the decision of the Design Commission to approve Design Review for a new mi xed-use
building development on this site with two options for height (8 and 7 -stories) and two versions
of parking (with and without a basement)

Option 1. A new 8-story building with 3 levels of hotel and 4 levels of market -rate residential
units (77 un its), ground floor retail, 122 long  -term and 10 short -term bike parking spaces, and
one standard A loading space, with two versions of parking:
a. With basement . Access for 1 Type A loading space and 49 below  -grade vehicle parking
spaces will be accessed from  SE Washington Street.
b. Without a basement . Access for 1 Type A loading space will be from SE Washington
Street. No additional vehicle parking will be provided.

Option 2 . Anew 7-story building with 3 levels of hotel and 3 levels of market -rate residentia |
units (57 units), ground floor retail, 92 long -term and 10 short -term bike parking spaces, and
one standard A loading space, with two versions of parking:
c. With basement . Access for 1 Type A loading space and 49 below  -grade vehicle parking
spaces will be accessed from SE Washington Street.
d. Without a basement . Access for 1 Type A loading space will be from SE Washington
Street. No additional vehicle parking will be provided.

This recommendation is per Exhibits C -1 through C -65, signed, stamped, and dated = December
20, 2017 , subject to the following conditions A through E:
A. As part of the building permit application submittal, the following development -related

conditions (B through  E) must be noted on each of the 4 required site plans or included
as a sheet in the numbered set of plans. The sheet on which this information appears

must be labeled "ZONING COMPLIANCE PAGE - Case File LU 17 -109848 DZ/HR". All
requirements must be graphically represented on the site plan, landscape, or other

required plan and m ust be labeled "REQUIRED."

B. At the time of building permit submittal, a signed Certificate of Compliance form
(https://www.portlandoregon.gov/bds/article/623658 ) must be submitted to ensure
the permit plans comply with the Design/Historic Resource Review decision and
approved exhibits.

C. No field changes allowed.

D. Should there be a fence and gates along SE Stark, the courtyard shall be left open to
the public during regular business hours.

E. The perforated steel at the balconies sha Il be a minimum of 16 gauge thick.

o DY

Julie Livings@h , Desigh Commission Chair

Application Filed: January 24, 2017 Decisi on Rendered: December 14, 2017
Decision Filed: December 15, 2017 Decision Mailed: December 27, 2017
About this Decision. This land use decisionis  not a permit  for development. Permits may

be required prior to any work. Contact the Development Services Center at 503 -823-7310 for

information about permits.

Procedural Information. The application for this land use review was submitted on January
24,2017 , and was determined to be complete on April 14, 2017

Zoning Code Section 33.700.080 states that La nd Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the


https://www.portlandoregon.gov/bds/article/623658
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application is complete at the time of submittal , or complete within 180 days. Therefore , this
application was reviewed aga inst the Zoning Code in effect on January 24, 2017

ORS 227.178 states the City must issue a final decision on Land Use Review applications

within 120 -days of the application being deemed complete. The 120 -day review period may be
waived or extended att he request of the applicant . In this case, the applicant waived the 120 -
day review period, as stated with Exhibit A.3. Unless further extended by the applicant, the
120 days will expire on April 14, 2018.

Some of the information contained in this report w as provided by the applicant.

As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. This report is the final decision of the
Design Commission with input from oth er City and public agencies.

Conditions of Approval. This approval may be subject to a number of specific conditions,
listed above. Compliance with the applicable conditions of approval must be documented in

all related permit applications. Plans and d rawings submitted during the permitting process
must illustrate how applicable conditions of approval are met. Any project elements that are
specifically required by conditions of approval must be shown on the plans, and labeled as

such.

These conditions of approval run with the land, unless modified by future land use reviews.

As used in the conditions, the term oapplicantdé incl ud:
any person undertaking development pursuant to this land use review, the proprieto r of the

use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.

Appeal of this decision. This decision is final unless appealed to City Council, who will hold a

public hearing. Appeals must be filed by 4:30 pm on January 10,2018 at 1900 SW Fourth
Ave. Appeals can be filed atthe 5 t floor reception desk of 1900 SW 4  t Avenue Monday

through Friday between 8:00 am and 4:30 pm. Information and assistance in filing an a ppeal
is available from the Bureau of Development Services in the Development Services Center or

the staff planner on this case. You may review the file on this case by appointment at, 1900

SW Fourth Avenue, Suite 5000, Portland, Oregon 97201. Please cal | the file review line at 503 -
823 -7617 for an appointment.

If this decision is appealed, a hearing will be scheduled and you will be notified of the date and
time of the hearing. The decision of City Council is final; any further appeal is to the Oregon
Land Use Board of Appeals (LUBA).

Upon submission of their application, the applicant for this land use review chose to waive the
120 -day time frame in which the City must render a decision. This additional time allows for
any appeal of this proposal to be held as an evidentiary hearing, one in which new evidence
can be submitted to City Council.

Who can appeal:  You may appeal the decision only if you have written a letter which was

received before the close of the record at the hearing or if you testif ied at the hearing, or if you
are the property owner or applicant. Appeals must be filed within 14 days of the decision . An
appeal fee of $5,000 .00 will be charged

Neighborhood associations may qualify for a waiver of the appeal fee. Additional inform ation
on how to file and the deadline for filing an appeal will be included with the decision.

Assistance in filing the appeal and information on fee waivers are available from the Bureau of
Development Services in the Development Services Center, 1900 SW Fourth Ave., First Floor.
Fee waivers for neighborhood associations require a vote of the authorized body of your

association. Please see appeal form for additional information.

Recording the final decision.
If this Land Use Review is approved the final decision will be recorded with the Multnomah
County Recorder.
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1 Unless appealed, the final decision will be recorded after January 10,2018 by the Bureau
of Development Services.

The applicant, builder, or a representative does not need to record the final decision with the
Multhomah County Recorder.

For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503  -823-0625.

Expiration of this approval. An approval expires three  years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.

Where a site has received approval for multiple developments, and a building permit is not

issued for all of the approved dev  elopment within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining

development, subject to the Zoning Code in effect at that time.

Zone Change and Comprehensive Plan Map A mendment approvals do not expire.

Applying for your permits. A building permit, occupancy permit, or development permit must
be obtained before carrying out this project. At the time they apply for a permit, permittees

must demonstrate compliance with:

1  All conditions imposed here.

1  All applicable development standards, unless specifically exempted as part of this land use
review.

All requirements of the building code.

All provisions of the Municipal Code of the City of Portland, and all other appli cable
ordinances, provisions and regulations of the City.

f
f

Grace Jeffreys
December 2 1, 2017

The Bureau of Development Services is committed to providing equal access to
information and hearings. Please notify us no less than five business days prior
t o the event if you need special accommodations. Call 503 -823 -7300 (TTY 503 -
823 -6868).
EXHIBITS & NOT ATTACHED UNLESS INICATED
A. pplicantds Statement
LUR Application: Narrative, Cutsheets, and Drawings
Revised Narrative, Cutsheets, and Drawings to replace application set, 2/6/17
Request for an Evidentiary Hearing & 120 -day Waiver, 2/10/17
Completeness Response: Narrative, Cutsheets, and Drawings, 4/3/17
Email request to change hearing date, 5/1/17
Email request for new hearing date, 6/13/17
Email regarding revision to an 8 -story proposal, 9/6/17
Revised Narrative and Drawings, 8  -story proposal, 9/15/17
Revised Stormwater Report, 9/15/17
10 Revised Drawings and Appendix, 10/16/17
11. Revised drawings, 10/25/17
B. Zoning Map (attached)
C. Plan & Drawings
1. Site Plan existin ¢
2. Site Plan diagrams
3. Site Plan (attached)
4. Floor Plans & Below grade, Ground, Level 2
5. Floor Plans 0 Levels 3-7

©COoONOOA~WNE P>
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6. Floor Plans 0 Levels 8 and roof
7. Elevations & North and West (attached)
8. Elevations & East and South (attached)
9. Sections

10. Sections

11. Details

12. Details

13. Details

14. Detalls

15. Details

16. Details

17. Detalls

18. Detalls

19. Details

20. Details

21. Details

22. Details

23. Details

24. Details

25. Details - penthouse

26. Materials

27. Landscape

28. Landscape plan

29. Landscape section

30. Lighting

31. Civil site plan

32. Cutsheets dface and thin brick
33. Cutsheets & metal panels

34. Cutsheet s 8 2 types of perforated panels
35. Cutsheets & ACM panel

36. Cutsheets o Aluminum Storefront
37. Cutsheets 0 Vinyl Windows

38. Cutsheets 0 Vinyl Doors

39. Cutsheets 0 Linear light fixtures
40. Cutsheets 6 In-ground up -lights
41. Cutsheets 6Ext eri or LED®GS
42. Cutsheets & Garage Doors

43. Cutsheets 6 Mechanical

44. Cutsheets 06 Mechanical

45. Cutsheets 06 Mechanical

46. Cutsheets 0 Vaults

47. Cutsheets 06 Roof Exhausts

48. Cutsheets 0 Bike Racks

49. APP.23. FAR diagrams

50. APP.24. FAR diagrams

51. APP.25. Loading Diagram for basement version

52. APP.26. Bike Parking Diagrams
53. APP.27. Bike Parking Diagrams

54. APP.28. Glazing Diagrams

55. APP.29. Glazing Diagrams

56. APP.32. Fence at Courtyard Details

. APP.34.
. APP.35.
. APP.36.
. APP.38.

SEVEN STORY ALTERNATIVE, Elevations

SEVEN STORY ALTERNATIVE, Elevations

SEVEN STORY ALTERNATIVE, Section

NO BASEMENT ALTERNATIVE, Ground Floor Plan

Page 22
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61. APP.39. NO BASEMENT ALTERNATIVE, Bike parking plans
62. APP.40. NO BASEMENT ALTERNATIVE, Elevations
63. APP.41. NO BASEMENT ALTERNATIVE, Elevations
64. APP.41. NO BASEMENT ALTERNATIVE, Glazing Diagrams
65. APP.47. NO BASEMENT ALTER NATIVE, Loading Diagrams
D. Notification information:
1. Request for response
2. Posting letter sent to applicant
3. Notice to be posted
4, Applicantds statement certifying posting
5. Mailed notice
6. Mailing list
E. Agency Responses:
la. Bureau of Environmental Services
1b. Bureau of Environmental Services, addendum
2a. Bureau of Transportation Engineering and Development Review
2b. Bureau of Transportation Engineering and Development Review, addendum
3. Water Bureau
4. Fire Bureau
5. Site Development Review Section of BDS
6. Life Saf ety Review Section of BDS
F. Letters:
1. Bruce Burns, October 24, 2017, wrote in support of the proposal.
G. Other
Original LUR Application
Pre-Application Conference Summary memo, 11/16/16
Design Advice Request Summary memo, 12/2/16
Site Images
Request for Comple teness and BES response, 1/31/17
Incomplete letter, 2/14/17
PBOTds Request for Completeness Comment s, 2127117
Driveway Design Exception, TR 17 -1116231
H. De3|gn Commission Exhibits:
(Received before first Hearing)
1. Staff Report for first hearing, 10/27/17
2. Staff Memo for first hearing, 10/27/17
(Received at first Hearing)
3. Staff presentation, 11/2/17
4. Applicant presentation, 11/2/17
5. Public testimony, 11/2/17
(Received before the second Hearing)
6. Applicant email correspondence with PBOT with revised loading, 11/20/1 7
7. BDS email correspondence with PBOT, 12/4/17
8. Revised Staff Report for second hearing, 12/8/17
9. Staff Memo for second hearing, 12/8/17
10.Dr awi ng packet sheets not included i,conte@ndexhi bit s,
massing studies, 11/22/17

ONogrwNE

The Burea u of Development Services is committed to providing equal access to

information and hearings. Please notify us no less than five business days prior

to the event if you need special accommodations. Call 503 -823 -7300 (TTY 503 -
823 -6868).
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